What residents have told us so far…
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Shop Local, Shop Corbett survey, May 2015
Nearly 250 surveys, full of great ideas for injecting new life into our shopping
parades.
The surveys give a clear message that respondents would use new shops and services
if they were available. Here are a few headlines:
➡
➡

➡

➡
➡

98% of respondents would like to see more variety of shops and services on the
Corbett Estate.
High on the list of priorities are: a bakery, more cafés (especially childfriendly ones), fresh groceries, fruit and veg, fishmonger, pop up restaurants
and venues for the community to meet and socialise.
An overwhelming majority of people travel by car, bus, train or on foot to shops
in other areas: Lewisham, Blackheath, Sydenham, Catford town centre, Bromley,
etc. (Nearly 50% travel by car.)
Less than a quarter of respondents prefer to shop on-line.
Responses came from people living right across the estate. More than half of
respondents said they would be willing to help the campaign once in a while.

It will take us a little while to analyse survey comments in detail. We will publish
full survey results as soon as they are available.
The surveys provide valuable evidence of local shopping demand that we can use to
influence neighbourhood planning, support existing traders, and encourage new
retailers to invest in our area. Watch this space for news of our next steps.
Link:http://thecorbettsociety.org.uk/shop-local-shop-corbett-survey-a-great-response/

What shops, food outlets or other services would
you like to see on the Corbett Estate?
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Shop Local, Shop Corbett survey, May 2015

What	
  other	
  amenities	
  would	
  you	
  like	
  to	
  see,	
  if	
  they	
  could	
  be	
  made	
  available?	
  (For	
  example:	
  late	
  night	
  
opening	
  cafés,	
  licensed	
  premises,	
  extended	
  library	
  hours,	
  etc.?)
More than 5 responses

Art space/gallery
Music venue
Pop-up
Cinema
Classes/workshops
Child/teen activities/spaces
Community/social events
Library hours extended
Evening/late night opening
Restaurant/bistro
Pub/wine bar
Café
0

25

50

(No licensed premises - 4 No late night opening - 3)

Shop Local, Shop Corbett survey, May 2015
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Case Study on Permitted Development (Retail to
Residential) - Lewisham
Author: Ben O’Toole, Corbett Estate Neighbourhood Forum

Where?

The Corbett Estate, Catford SE6/Hither Green SE13, Lewisham, South East London

Issues
-

Growing demand for independent shops and restaurants on local shopping parades
Landlords are keeping shops vacant in order to convert to residential
Existing businesses say residential conversions are hurting their business
New businesses have difficulty locating retail premises and are hesitant to invest
Prior approval to convert shops to residential granted by default in some instances because
Council planning officers do not have the capacity to respond within 56-day deadline.

Overview: The Corbett Estate spans an area of 28 streets in Catford South and Hither Green in
Lewisham. Built by Victorian social entrepreneur Archibald Corbett at the turn of the 20th
century, the Estate provides some 3,300 family homes. Like many parts of South London, the area
fell into decline in the 1970s and 1980s, but is now regenerating. Property prices are rising
rapidly as a new generation of young families arrive in search of relatively affordable
housing. The Estate remains a diverse neighbourhood with people of many income levels,
backgrounds and needs.
Neighbourhood planning: In 2014, local community group the Archibald Corbett Society
facilitated an application for the establishment of a Neighbourhood Forum under the Localism
Act (2011). The Forum and designated area were approved by Lewisham Council in April 2015. The
Corbett Estate Neighbourhood Forum expects to complete a Neighbourhood Plan in late 2016,
drawing on consultation with many local stakeholders.
Corbett Estate shopping parades: The Corbett Estate has eight local shopping parades. By the
early 2000s, a number of shops were untenanted due to the rise of supermarket shopping and
economic decline of preceding decades. Some shops were converted to ground floor flats. The
poor quality of some conversions suggests they were undertaken without planning permission, or
that building work did not conform to approved plans. However, some parades retain high quality
traditional Victorian-style shop fronts.

Local initiatives to regenerate shopping parades:
In November 2014, the Archibald Corbett Society commissioned Angela Koch from ImaginePlaces to
support a team of local volunteers in undertaking a detailed study of local shopping parades
and business activities. A detailed map of all uses, shop fronts and vacancies was developed in
conjunction with over 40 blackboard-aided conversations with shopkeepers. The summary report
can be accessed here.
A parallel survey of residents showed that quality and variety of shops, bars, cafes and
restaurants were priorities for people living on the Corbett Estate. The summary report can be
accessed here.
In May 2015, the Society launched a ‘Shop Local, Shop Corbett’ campaign to support local shops
and gather detailed evidence of demand. A survey found 98% of respondents wanted more shops and
services, such as child-friendly cafés, a bakery, greengrocer, delicatessen, restaurants,
bistros and venues to socialise. More than 80% of the 245 respondents stated they travelled by
car, public transport or bike to similar shops in surrounding areas (Catford town centre,
Blackheath, Lewisham, Brockley, Bromley, etc.), but indicated they would shop and eat locally
if they could. The results are consistent with a wider trend towards local, independent
shopping in London.

On
-

the basis of this evidence, ‘Shop Local, Shop Corbett’ campaign members have:
monitored retail change of use applications and coordinated objections from the community
collected footfall data to demonstrate the commercial potential of retail units
written to prospective businesses with survey results and footfall data
written to landlords encouraging them to make vacant retail units available
submitted a successful bid to the Mayor’s High Street Fund to open a community delicatessen
met with Council planning officers, local Councillors and MPs, and
attracted local press coverage and discussion on social media.

Two new shops are so far
expanding from Brockley;
neighbouring Blackheath,
have offered support for

opening as a consequence of the campaign: a neighbourhood café
and the community delicatessen, Good Food Catford. Businesses from
Hither Green and Ladywell are interested in opening. Estate agents
the campaign and some landlords have offered to let vacant shops.

Challenges to regeneration:

A key challenge for the Corbett Estate’s

shopping parades is the extension of Permitted Development Rights to include retail-toresidential change of use. The Lewisham Development Management Local Plan (DMLP) requires the
retention of shops on local parades ‘to preserve or enhance the local character and support the
provision of essential daily goods and services’.1 Council planners advise that, in practice,
they have little power to protect shops where the applicant fulfils the requirements for prior
approval under Permitted Development.
Private landlords have a strong incentive to convert shops to flats because they can increase
their rental income. There are indications some landlords are not marketing vacant units
appropriately in order to meet the criteria for Permitted Development. Due to high caseload,
change of use applications are decided by delegated officers, rather than committee. The
Council has 56 days to decide on a planning application and, if this time limit is exceeded,
prior approval is granted by default. One recent shop conversion took place without approval.
The Society reported the breach. The Council acknowledges that due to limited capacity, such
breaches are not enforced promptly.
The community therefore has little influence over developments on local shopping parades,
despite having a clear vision for their regeneration. Shop conversions are resulting in the
permanent loss of retail units at a time of growing consumer demand. Vacant and converted shops
give an impression of decline, which creates uncertainty for existing businesses. Rather than
creating conditions for local start-ups to flourish, the parades remain a risky environment for
business investment.

Conclusions:

A key strand in the Corbett Estate Neighbourhood Plan will be the

rejuvenation of shopping parades and stimulation of local business. The Corbett Society
believes some parades could become vibrant local hubs, drawing consumers from a large catchment
that is currently underserved. Major local housing developments will also increase demand. The
Society’s view is that shopping parades in Neighbourhood Plan areas should be exempt from
Permitted Development. This would enable the community to manage the regeneration of its
shopping parades as part of a coherent approach to the development of local business,
employment, social opportunities, housing, streetscape and architectural heritage.
Ben O’Toole, September 2015

1

Lewisham Development Management Local Plan, DM Policy 16 (Local shopping parades and corner
shops) requires that developments meet criteria including attempts to market the vacant shop,
preservation of facilities and amenities, and balance of units within the shopping parade.
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CHALLENGES
New	
  businesses	
  are	
  interested	
  in	
  opening	
  on	
  the	
  Corbett	
  Estate,	
  
but…	
  
• Limited	
  availability	
  of	
  retail	
  units	
  (despite	
  vacancies)	
  because	
  
some	
  landlords	
  wish	
  to	
  convert	
  to	
  residential,	
  or	
  can’t	
  be	
  
contacted	
  
• Existing	
  flat	
  conversions	
  and	
  Permitted	
  Development	
  legislation	
  
create	
  an	
  atmosphere	
  of	
  uncertainty	
  for	
  current	
  and	
  new	
  business	
  
• High	
  rents,	
  housing	
  shortage	
  and	
  poor	
  condition	
  of	
  retail	
  units	
  are	
  
also	
  a	
  problem
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OPPORTUNITIES
• Good	
  Food	
  Catford	
  crowd-‐funded	
  community	
  deli	
  NEARLY	
  
THERE!	
  https://spacehive.com/goodfoodcatford	
  
• Sandhurst/Sangley	
  streetscape	
  improvements	
  project	
  led	
  by	
  CRA	
  
• Building	
  relationships	
  with	
  estate	
  agents,	
  businesses	
  and	
  
landlords	
  -‐	
  and	
  with	
  Council	
  planners,	
  councillors	
  and	
  MPs	
  
• Case	
  study	
  on	
  Permitted	
  Development	
  to	
  Department	
  for	
  
Communities	
  and	
  Local	
  Government	
  
• Continuing	
  to	
  consult,	
  develop	
  solutions	
  and	
  identify	
  funding	
  
sources	
  through…	
  	
  Neighbourhood	
  Planning!
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